
           

 

PLANNING COMMISSION AGENDA
Thursday, May 21, 2015

6:30 p.m.

Coon Rapids City Center

Council Chambers

             

Call to Order  
 

Pledge of Allegiance  
 

Roll Call  
 

Adopt Agenda  
 

Approval of minutes from Previous Meeting - April16  
 

 

 

Old Business  
 

New Business  
 

1. PC15-20, Home Occupation Permit, pet grooming, 952 86 Ave  
 

2. PC 15-16, Home Occupation Permit, beauty salon, 11948 Eldorado Street  
 

3. PC 15-19, Conditional Use Permit, Gasoline Sales, 2825 Coon Rapids Blvd.  
 

4. PC 15-17, Land use amendment from Low Density Residential to Medium Density Residential, 1005

Coon Rapids Blvd Extenstion

 

 

5. PC 15-18, Zone Change from Low Density Residential 2 to Medium Density Residential, 1005 Coon

Rapids Blvd Extenstion

 

 

6. PC 15-21, Preliminary plat, Carousal Motor Group Addition, 10541 Woodcrest Drive  
 

7. 15-22 Site Plan , Parking lot expansion, Coon Rapids Chrysler, 10541 Woodcrest Drive  
 

Other Business  
 

Current Development  
 

Adjourn  
 



 



   

Planning Commission Regular           

Meeting Date: 05/21/2015  

SUBJECT: Approval of minutes from Previous Meeting - April16

Attachments

Draft April 16 Minutes



COON RAPIDS PLANNING COMMISSION MEETING OF APRIL 16, 2015

CALL TO ORDER

The regular agenda meeting of the Coon Rapids Planning Commission was called to order by 
Chair Schwartz at 6:30 p.m.

Members Present: Chair Wayne Schwartz, Commissioners Denise Hosch, Jonathan Lipinski, 
Mary Schmolke, Zachary Stephenson and Julia Stevens.

Members Absent: Commissioner Ray Knoblauch.

Staff Present: Community Development Director Grant Fernelius; Planner Scott 
Harlicker; and, Assistant City Attorney Doug Johnson.

---------------------------------------------------------------------------------------------------------------------

PLEDGE OF ALLEGIANCE

Chair Schwartz led the Commission in the Pledge of Allegiance.

ADOPTION OF THE AGENDA

MOTION BY COMMISSIONER HOSCH, SECONDED BY COMMISSIONER LIPINSKI, TO 
ADOPT THE AGENDA AS AMENDED ADDING ITEM 4 – ELECTION OF A VICE-
CHAIR.  THE MOTION PASSED UNANIMOUSLY.

APPROVAL OF THE MARCH 19, 2015 REGULAR MINUTES 

MOTION BY COMMISSIONER SCHMOLKE, SECONDED BY COMMISSIONER HOSCH, 
TO APPROVE THE PLANNING COMMISSION MINUTES OF THE REGULAR MEETING 
OF MARCH 19, 2015, AS PRESENTED.  THE MOTION PASSED 5-0-1 (STEPHENSON 
ABSTAINED).

NEW BUSINESS

1. PLANNING CASE 15-13 - LAND USE AMENDMENT TO CHANGE THE LAND 
USE FROM OFFICE, GENERAL COMMERCIAL AND MODERATE DENSITY 
RESIDENTIAL TO HIGH DENSITY RESIDENTIAL – PUBLIC HEARING

It was noted the applicant is requesting approval of an amendment to the City’s Comprehensive 
Land Use Plan to change the land use designation of five parcels from Office, General 
Commercial and Moderate Density Residential to High Density Residential.  Staff reviewed the 
request and recommended approval of the land use plan change.

Commissioner Stevens requested further information on how the property would be accessed.  
Planner Harlicker explained that this level of detail would be worked out in the site plan.  Staff 
would not recommend that access be allowed onto 115th.
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Peter Worthington, Endahl Properties, stated it was not his intention to have access to the 
property from 115th.

Chair Schwartz opened the public hearing at 6:44 p.m.

Assistant City Attorney Johnson noted for the record, an email received from the Harveys who 
opposed the request.

Chair Schwartz closed the public hearing at 6:45 p.m.

Commissioner Stevens was pleased that this property was not going to have access to 115th.

Chair Schwartz agreed.

MOTION BY COMMISSIONER STEVENS, SECONDED BY COMMISSIONER LIPINSKI, 
TO APPROVE PLANNING CASE 15-13, THE AMENDMENT TO THE CITY’S 
COMPREHENSIVE LAND USE PLAN TO CHANGE THE LAND USE DESIGNATION 
FROM OFFICE, GENERAL COMMERCIAL AND MODERATE DENSITY RESIDENTIAL 
TO HIGH DENSITY RESIDENTIAL BASED ON THE FOLLOWING:

1. THE PROPOSED COMPREHENSIVE LAND USE AMENDMENT IS COMPATIBLE 
WITH THE ADJACENT COMPREHENSIVE LAND USE DESIGNATIONS AND 
LAND USES.

2. THE PROPOSED COMPREHENSIVE LAND USE AMENDMENT WILL NOT HAVE 
AN ADVERSE IMPACT ON THE ADJACENT PROPERTIES.

3. THE PROPOSED COMPREHENSIVE LAND USE AMENDMENT IS CONSISTENT 
WITH THE COON RAPIDS BOULEVARD FRAMEWORK PLAN.

4. THE PROPOSED COMPREHENSIVE LAND USE AMENDMENT IS SUPPORTIVE 
OF THE COMPREHENSIVE LAND USE PLAN LAND USE CHAPTER AND 
HOUSING CHAPTER’S GOALS FOR THE CITY, INCLUDING ELIMINATING 
UNDER UTILIZED AND OBSOLETE LAND USES, AND CREATING AND 
MAINTAINING A HIGH QUALITY HOUSING ENVIRONMENT, AND A VARIETY 
OF HOUSING OPTIONS.

THE MOTION PASSED UNANIMOUSLY.

This is a recommendation to the City Council that will be considered at the May 19, 2015 City 
Council meeting.

2. PLANNING CASE 15-14 – ZONE CHANGE TO CHANGE THE ZONING FROM 
OFFICE, GENERAL COMMERCIAL AND MODERATE DENSITY RESIDENTIAL 
TO HIGH DENSITY RESIDENTIAL – PUBLIC HEARING
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It was noted the applicant is requesting approval of a rezoning to change the zoning of five 
parcels from Office, General Commercial to Moderate Density Residential to High Density 
Residential.  Staff discussed the zone change in detail and recommended approval.

Chair Schwartz opened and closed the public hearing at 6:48 p.m., as no one wished to address 
the Planning Commission.

MOTION BY COMMISSIONER SCHMOLKE, SECONDED BY COMMISSIONER HOSCH, 
TO APPROVE PLANNING CASE 15-14, THE PROPOSED ZONE CHANGE TO HIGH 
DENSITY RESIDENTIAL BASED ON THE FOLLOWING:  

1. THE PROPOSED REZONING TO HIGH DENSITY RESIDENTIAL IS CONSISTENT 
WITH THE LAND USE DESIGNATION OF HIGH DENSITY RESIDENTIAL.

2. THE PROPOSED REZONING IS COMPATIBLE WITH THE ADJACENT LAND 
USES AND ZONING.

3. THE TIMES AND CONDITIONS HAVE CHANGED SO THAT A REASONABLE 
USE OF THE PROPERTY CANNOT BE MADE UNDER THE CURRENT ZONING.

4. THE PROPOSED ZONE CHANGE WOULD NOT HAVE AN ADVERSE IMPACT 
ON THE AREA.

5. THE PROPOSED REZONING IS CONSISTENT WITH THE COON RAPIDS 
BOULEVARD FRAMEWORK PLAN AND THE RIVER RAPIDS OVERLAY 
DISTRICT.

THE MOTION PASSED UNANIMOUSLY.

This is a recommendation to the City Council that will be considered at the May 5, 2015 City 
Council meeting.

3. PLANNING CASE 15-15 – ORDINANCE AMENDMENT TO SECTION 11-1500 TO 
AMEND THE PROCEDURAL REQUIREMENT FOR RESCINDING SUBDIVISION 
APPROVAL – PUBLIC HEARING

It was noted the applicant is requesting an ordinance amendment to revise the procedure for 
rescinding subdivision approvals.  Staff discussed the request and recommended approval of the 
Ordinance Amendments.

Chair Schwartz opened and closed the public hearing at 6:54 p.m., as no one wished to address 
the Planning Commission.

MOTION BY COMMISSIONER HOSCH, SECONDED BY COMMISSIONER SCHMOLKE, 
TO APPROVE PLANNING CASE 15-15, THE PROPOSED AMENDMENT FOR THE 
FOLLOWING:
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1. AMEND SECTIONS 11-1504.2, 11-1504.4, 11-1504.5 AND 11-1504.6 TO AMEND 
THE PROCEDURAL REQUIREMENTS FOR RESCINDING SUBDIVISION 
APPROVAL.

THE MOTION PASSED UNANIMOUSLY.

This is a recommendation to the City Council that will be considered at the May 5, 2015 City 
Council meeting.

4. ELECTION OF A VICE CHAIR

Planner Harlicker requested the Planning Commission elect a Vice Chair for 2015. 

MOTION BY COMMISSIONER STEPHENSON, SECONDED BY COMMISSIONER 
LIPINSKI, TO ELECT DENISE HOSCH AS VICE CHAIR OF THE PLANNING 
COMMISSION FOR 2015.  THE MOTION PASSED UNANIMOUSLY.

OTHER BUSINESS

Planner Harlicker provided the Commission with a development update and discussed the May 
meeting agenda.

ADJOURN

MOTION BY COMMISSIONER STEPHENSON, SECONDED BY COMMISSIONER 
STEVENS, TO ADJOURN THE MEETING AT 6:58 P.M. THE MOTION PASSED 
UNANIMOUSLY.

Recorded and Transcribed by,
Heidi Guenther
Planning Commission Recording Secretary
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Meeting Date: 05/21/2015  

Subject: PC15-20, Home Occupation Permit, pet grooming, 952 86 Ave

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting approval of a home occupation permit to operate a pet grooming business as a home

occupation.

ACTIONS

Conduct a public hearing

Decision by Planning Commission

Appeal to City Council Available

60 DAY RULE

The applicant submitted this application on: April 10

To comply with the requirements of Minnesota Statute §15.99, the City must approve or deny the application by:

June 9

LOCATION

The property is located at 952 86th avenue. 

Existing Use Comprehensive Plan Zoning

Subject

Property

Single family Low Density Residential Low Density Residential 1

North Single family Low Density Residential Low Density Residential 2

South Single family Low Density Residential Low Density Residential 1

East Single family Low Density Residential Low Density Residential 1

West Single family Low Density Residential Low Density Residential 1

DISCUSSION

The applicant seeks approval to operate a pet grooming business as a home occupation. The applicant is not

proposing to operate a kennel as part of the business. The proposed hours of operation will be by appointment only

7:30 am to 3:30 pm Tuesday through Saturday. The applicant anticipates four pets per day. The business will be

conducted out of a room on the main floor. Clients will drop the pet off and return when the grooming is

completed, approximately 1 1/2 hours. Minor internal modifications will be needed to accommodate the business. 

Compliance with Standards for Home Occupations, Section 11-304.2(2)



Home Occupation Standard–11-304.2(2) Staff Comment

Establishment or maintenance of the home
occupation will not be detrimental to the public
health, safety, or general welfare

OK - The proposed home occupation will not be

detrimental to the public health, safety, or general

welfare.

The home occupation will not be hazardous,
detrimental, or disturbing to present and potential
surrounding land uses due to noises, glare, smoke,
dust, odor, fumes, water pollution, vibration,
general unsightliness, electrical interference, or
other nuisances

OK - The proposed home occupation will not be

nuisance to the neighborhood. All activity will occur

within the home.

The home occupation will be located, designed,
maintained, and operated to be compatible with the
existing or intended character of the zoning district
in which it will be situated

OK - No external alterations are proposed.

The home occupation will generate only minimal
vehicular traffic on local streets and will not create
traffic congestion, unsafe access, or parking needs
that will cause inconvenience to the subject
property as well as the adjoining properties

OK - The proposed home occupation will generate

about one visit every 1 1/2 to 2 hours and will generate

only minimal traffic on local streets.

The home occupation is clearly accessory use to the
residential use of the property and does not change
the character thereof

OK – The proposed home occupation will not change

the character of the residence.

Nothing is discernible to surrounding properties
indicating that a home occupation is being
conducted except for a sign as permitted by Section
11-1203, a garden, or one motor vehicle whose
nature or signage indicates it is used in the business.
There is no outdoor storage or display of
equipment, merchandise or materials used in the
home occupation

OK – No discernible activity will occur outside the

home. No outdoor storage or display is proposed.

No external alterations are made that are not
customarily found in dwellings and accessory
buildings

OK – No external modifications are proposed that are

not customarily found at a residence.

If the home occupation is carried on in the garage,
the minimum amount of required garage space is

maintained as garage space.

N/A

All vehicles brought to the property in conjunction

with the business are parked in the driveway.

Residents’ vehicles are not parked in the streets to

provide these driveway parking spaces. No parking

spaces are improved to provide for the home

occupation. Any vehicle whose nature or signage

indicate it is used in the business is parked in the

driveway or garage

OK - All parking can be accommodated on the existing

driveway.

No more than one person who does not reside on
the premises works on the premises

OK - The applicant is the only person employed.

No one is transported from the premises to a job
site who does not reside on the premises

OK - No one will be transported from the premises.

The home occupation is serviced by delivery
vehicles no larger than 26,000 pounds gross vehicle
weight

OK - The business will not be serviced by vehicles

larger than 26,000 pound gross weight.



The following home occupations are prohibited:
sales, except those items made on the premises or
incidental to the service provided; repair of internal
combustion engines of more than 12 horsepower;
body shops; machine shops; welding; ammunition
manufacturing; flea markets; motor vehicle repair,
maintenance, service or sale; firearm sales; tattoo
parlors or other objectionable uses as determined by
the City Council

OK - Pet grooming business is a permitted home

occupation.

The hours of operation are limited to between 9:00
am and 8:00 pm not to exceed a total of 30 hours
per week

NO - The applicant is proposing hours of operation

between 7:30 am and 3:30 pm Tuesday through

Saturday for a total of 40 hours. per week. The hours of

operation should be limited to 30 hours per week and

clients can not arrive prior to 9:00 am. 

The Home Occupation can occupy no more than
400 square feet or 25 percent of the above grade
finished floor area of the principal structure,
whichever is smaller

OK - The proposed use does not exceed 400 square feet.

Storage of hazardous or flammable materials in
excess of consumer quantities which are packaged
for consumption by individual or household use is
prohibited

OK - No hazardous or flammable materials other than

those typically found in a residence will be stored on

site.

RECOMMENDATION

In Planning Case 15-20, approve the home occupation permit with the following conditions:

Operation is limited to appointment only between 9:00 am and 3:00 pm Tuesday through Saturday1.

All vehicles associated with the home occupation are parked in the driveway.2.

Compliance with Title 11, City Code of Coon Rapids.3.

The applicant receive all the necessary building permits for the electrical, plumbing and construction.4.

Attachments

Location Map

Applicant's Narrative

Site Plan

Floor Plan
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Meeting Date: 05/21/2015  

Subject: PC 15-16, Home Occupation Permit, beauty salon, 11948 Eldorado Street

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting approval of a Home Occupation Permit for a beauty salon.

ACTIONS

Conduct a public hearing

Decision by Planning Commission

Appeal to City Council Available

60 DAY RULE

The applicant submitted this application on: March 23

To comply with the requirements of Minnesota Statute §15.99, the City must approve or deny the application by:

May 22

LOCATION

The property is located at 11948 Eldorado Street. 

Existing Use Comprehensive Plan Zoning

Subject

Property

Single Family Low Density Residential Low Density Residential 2

North Single Family Low Density Residential Low Density Residential 2

South Single Family Low Density Residential Low Density Residential 2

East Single Family Low Density Residential Low Density Residential 2

West Single Family Low Density Residential Low Density Residential 2

DISCUSSION

The applicant seeks approval to operate a beauty salon as a home occupation. The proposed hours of operation will

be by appointment only 8:00 am to 5:00 pm Tuesday through Friday. The applicant anticipates 5 to 6 clients day,

haircuts typically take about an hour. Minor internal modifications will be needed to accommodate the business. 

Compliance with Standards for Home Occupations, Section 11-304.2(2)

Home Occupation Standard–11-304.2(2) Staff Comment

OK - The proposed home occupation will not be

↵



Establishment or maintenance of the home
occupation will not be detrimental to the public
health, safety, or general welfare

OK - The proposed home occupation will not be

detrimental to the public health, safety, or general

welfare.

The home occupation will not be hazardous,
detrimental, or disturbing to present and potential
surrounding land uses due to noises, glare, smoke,
dust, odor, fumes, water pollution, vibration,
general unsightliness, electrical interference, or
other nuisances

OK - The proposed home occupation will not be

nuisance to the neighborhood. All activity will occur

within the home.

The home occupation will be located, designed,
maintained, and operated to be compatible with the
existing or intended character of the zoning district
in which it will be situated

OK - No external alterations are proposed.

The home occupation will generate only minimal
vehicular traffic on local streets and will not create
traffic congestion, unsafe access, or parking needs
that will cause inconvenience to the subject
property as well as the adjoining properties

OK - The proposed home occupation will generate

about one visit every 1 hour and will generate only

minimal traffic on local streets.

The home occupation is clearly accessory use to the
residential use of the property and does not change
the character thereof

OK – The proposed home occupation will not change

the character of the residence.

Nothing is discernible to surrounding properties
indicating that a home occupation is being
conducted except for a sign as permitted by Section
11-1203, a garden, or one motor vehicle whose
nature or signage indicates it is used in the business.
There is no outdoor storage or display of
equipment, merchandise or materials used in the
home occupation

OK – No discernible activity will occur outside the

home. No outdoor storage or display is proposed.

No external alterations are made that are not
customarily found in dwellings and accessory
buildings

OK – No external modifications are proposed that are

not customarily found at a residence.

If the home occupation is carried on in the garage,
the minimum amount of required garage space is

maintained as garage space.

N/A

All vehicles brought to the property in conjunction

with the business are parked in the driveway.

Residents’ vehicles are not parked in the streets to

provide these driveway parking spaces. No parking

spaces are improved to provide for the home

occupation. Any vehicle whose nature or signage

indicate it is used in the business is parked in the

driveway or garage

OK - All parking can be accommodated on the existing

driveway.

No more than one person who does not reside on
the premises works on the premises

OK - The applicant is the only person employed.

No one is transported from the premises to a job
site who does not reside on the premises

OK - No one will be transported from the premises.

The home occupation is serviced by delivery
vehicles no larger than 26,000 pounds gross vehicle
weight

OK - The business will not be serviced by vehicles

larger than 26,000 pound gross weight.

The following home occupations are prohibited:
sales, except those items made on the premises or
incidental to the service provided; repair of internal
combustion engines of more than 12 horsepower;
body shops; machine shops; welding; ammunition
manufacturing; flea markets; motor vehicle repair,
maintenance, service or sale; firearm sales; tattoo

OK - Beauty salon business is a permitted home

occupation.



parlors or other objectionable uses as determined by
the City Council

The hours of operation are limited to between 9:00
am and 8:00 pm not to exceed a total of 30 hours
per week

NO - The applicant is proposing hours of operation

between 8:00 am and 5:00 pm Tuesday through Friday

for a total of 32 hours. per week. The hours of operation

should be limited to 30 hours per week and clients can

not arrive prior to 9:00 am. 

The Home Occupation can occupy no more than
400 square feet or 25 percent of the above grade
finished floor area of the principal structure,
whichever is smaller

OK - The proposed use does not exceed 400 square feet.

Storage of hazardous or flammable materials in
excess of consumer quantities which are packaged
for consumption by individual or household use is
prohibited

OK - No hazardous or flammable materials other than

those typically found in a residence will be stored on

site.

RECOMMENDATION

In Planning Case 15-16, approve the home occupation permit with the following conditions:

Operation is limited to appointment only between 9:00 am and 4:00 pm Tuesday through Friday1.

All vehicles associated with the home occupation are parked in the driveway.2.

Compliance with Title 11, City Code of Coon Rapids.3.

The applicant receive all the necessary building permits for the electrical, plumbing and construction work.4.

Attachments

Location Map

Applicant's Narrative

Survey

Floor Plan

Salon Plan
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Meeting Date: 05/21/2015  

Subject: PC 15-19, Conditional Use Permit, Gasoline Sales, 2825 Coon Rapids Blvd.

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting approval of a Conditional Use permit to operate a gas station with eight dispensing

hoses.

ACTIONS

Conduct a public hearing

Decision by Planning Commission

Appeal to City Council Available

60 DAY RULE

The applicant submitted this application on: April 10

To comply with the requirements of Minnesota Statute §15.99, the City must approve or deny the application

by:June 9

LOCATION

The property is located at the northeast corner of Coon Rapids Boulevard and Crooked Lake Boulevard. 

Existing Use Comprehensive Plan Zoning

Subject

Property

Closed gas station. Commercial Mixed Use PORT and River Rapids Overlay

North Retail Commercial Mixed Use PORT and River Rapids Overlay

South Coon Rapids Boulevard Commercial Mixed Use PORT and River Rapids Overlay

East Auto Repair General Commercial General Commercial and River Rapids Overlay 

West Auto Repair Commercial Mixed Use PORT and River Rapids Overlay

DISCUSSION

Background

The applicant is proposing to reopen an existing gasoline station with a small convenience store and carwash. The

site plan will not be changed. The landscaping will be brought into compliance with the approved landscape plan.

Convenience stores with accessory carwashes and fuel sales with no more than eight dispensing hoses require a

conditional use permit. Since this facility has been vacant for more than one year, a conditional use permit is

required for it to be reopened.

In March 1985 the Planning Commission approved the site plan for this facility. At that time it was a permitted use

and did not require a conditional use permit.

↵



and did not require a conditional use permit.

Analysis

Compliance with Approved Site Plan

The site was constructed per the approved site plan. However, over the years some of the landscaping has died and

not been replaced. The applicant has proposed to replant the existing landscape beds and replace the missing trees

and shrubs. The applicant will also be repainting the facility, lighting upgraded and signs refreshed.

Compliance with Conditional Use Permit Standards, Chapter 11-304.3 

Standards Staff Comment

The use shall be in conformance with the City’s

comprehensive Plan.

OK – The Comprehensive Plan has identified this site

as mixed commercial use.

The use shall not be detrimental to the public

health, safety or welfare.

OK – The proposed use will not create any effects

that will be detrimental to the public health safety or

welfare.

The use shall be compatible with the existing or

intended character of the zoning district.

OK – The proposed use is compatible with the

character of the district.

The use shall not depreciate property values.
OK – The proposed use will not depreciate the

property value of the adjacent properties.

The use shall not produce dangerous or

detrimental noises, glare, smoke, dust, odor,

water pollution, vibration or other nuisances.

OK – The proposed use will not produce any public

nuisance.

The use shall not create traffic congestion,

unsafe access or inconvenience parking needs.

OK – There are sufficient spaces on site which is

sufficient parking to accommodate this use.

The use shall be served adequately by essential

services.

OK – The essential services currently available to the

site are sufficient to serve the proposed use.

The use shall not create excessive additional

requirements at public cost for public facilities

and services.

OK – The proposed use will not require additional

public facilities or services.

The use shall preserve and incorporate the site’s

important natural features into the development

design.

N/A 

The use shall cause minimal adverse

environmental effects.

OK – There will be no adverse environmental effects

resulting from the proposed use.

The Council may waive one or more of the

above requirements provided they make a

determination that the public interest is best

served by such a waiver.

N/A

In addition to the conditional use criteria listed above, conditional use permits in the PORT District must also

comply with the three criteria listed below: 

Compliance with Conditional Use Permit Standards, Chapter 11-903.3(2) 

The conditional use advances

the intent of this Section

OK - The granting of the conditional use

permit will allow for the revitalization of

a facility that has not been open for

several years. 



The conditional use allows for

development of the property in

an efficient, well organized way

OK - The conditional use permit will

allow for the facility to be reopened and

the site improvements brought into

compliance with the approved site plan.

The conditional use is

incorporated into a plan that

provides substantial site

amenities, buffers and other

elements

OK - The conditional use permit is

incorporated as part of the approved site

plan.

RECOMMENDATION

In Planning Case 15-19, the Planning Commission approve the proposed conditional use permit with the following

conditions: 

Three balsam firs be planted on the east side of the carwash.1.

The applicant work with the Fire and Building Departments and receive all necessary permits prior to

reopening.

2.

Compliance with Title 11.3.

Attachments

Location Map

Applicant's Narrative

Site Plan

Detailed landscape Plan
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Meeting Date: 05/21/2015  

Subject: PC 15-17, Land use amendment from Low Density Residential to Medium Density Residential,

1005 Coon Rapids Blvd Extenstion

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting approval of a land use amendment to the City's Comprehensive Land Use Plan to

change the land use designation of a property from Low Density Residential to Moderate Density Residential. The

applicant is also proposing a corresponding zone change to Moderate Density Residential.

ACTIONS

Conduct of public hearing

Recommendation by Planning Commission

Decision City Council on: June 16

60 DAY RULE

The applicant submitted this application on: April 1

To comply with the requirements of Minnesota Statute §15.99, the City extended the 60 review period to: July 30

LOCATION

The property is located at 1005 Coon Rapids Boulevard Extension. 

Existing Use Comprehensive Plan Zoning

Subject

Property

Vacant home Low Density Residential Low Density Residential 2

North Northern Natural Gas substation Utility Low Density Residential 2

South Vacant and apartment building High Density Residential High Density Residential

East Single family home Low Density Residential Low Density Residential 2

West Railroad tracks Rail Mobile Home

DISCUSSION

BACKGROUND INFORMATION

The applicant is requesting a change in the land use designation from Low Density Residential to Moderate Density

Residential. The site contains a large dwelling. It is relatively flat with a slight rise at the north end. It is 2.2 acres in

size and bounded on the west by the Burlington Northern Railroad tracks, a natural gas company substation on the

north, single family residences on the east and Coon Rapids Boulevard Extension on the south.

Parcel History

↵
↵

↵



On January 21, 1999 the Planning Commission approved a conditional use permit for a sober house (Ambassador

House) for 16 residents and two staff. The the structure was modified to its current configuration to accommodate

the new use. After several years of code compliance issues, the conditional use permit was revoked in 2008. In 2010

the City issued a rental license to Christian Restoration Services to operate a sober living facility. After a series of

rental license compliance issues, the license was revoked in 2014. Since that time the building has been vacant.

Analysis

The property is 2.2 acres and contains a vacant dwelling and a detached garage. It is 510 feet deep, 130 wide at the

front and 230 feet wide at the rear. Access into the site is from Coon Rapids Boulevard Extension. The property has

130 feet of frontage on Coon Rapids Boulevard Extension; it also has 60 feet of frontage at the end of 101st

Avenue. The property has four single family homes on the east, a natural gas substation on the north, railroad tracks

on the west and apartments to the south.

The property had been used as a single family home from 1952 to 1999. In 1999 is was converted to a group sober

living facility. It has been vacant for the last year. The additions and modifications to the original home render it

unusable as a single family dwelling.

The configuration of the the property makes it difficult to to develop as single family lots. The narrowness of the lot

does not allow room for street right-of-way and lots. However, the configuration of the lot does not prohibit

redevelopment as townhouses. The is a similar sized parcel across Coon Rapids Boulevard from the Autumn Glen

senior housing project the was developed with 9 townhouses.

Consistency with Comprehensive Plan

The land use chapter of the Plan includes a goal to maintain complete and balanced neighborhoods that include a

variety of housing types. Changing the land use designation to Moderate Density Residential will allow the property

to be redeveloped as townhomes which would be a complementary mix with the existing single family homes and

apartments in the neighborhood.

The land use chapter also includes the goal of eliminating blighting influences and encourage redevelopment of

underutilized land. The property has a history as a problem property. Redeveloping it as townhomes would

eliminate future similar problem uses. The 2.2 acre site is underutilized with the single dwelling. Increasing the

density to 7 units per acre, which is what is allowed under Moderate Density Residential, would be a more efficient

use of the property and would not be out of character with the neighborhood.

The housing chapter incudes the goal of updating the housing stock. Changing the land use to Moderate Density

Residential will provide an opportunity to add new residences and remove the existing dwelling, which is a

blighting influence. The proposed change is also consistent with the housing goal of providing a variety of housing

types. It supports the policy of redeveloping sites along high activity areas for townhouses and/or apartment type

uses. 

RECOMMENDATION

In Planning Case 15-17, the Planning Commission recommend approval of the proposed land use change from Low

Density Residential to Moderate Density Residential based on the following findings: 

Changing the land use designation to Moderate Density Residential will allow the property to be redeveloped

as townhomes which would be a complementary mix with the existing single family homes and apartments in

the neighborhood.

1.

The property has a history as a problem property. Redeveloping it as townhomes would eliminate future

similar problem uses.

2.

Increasing the density to 7 units per acre, which is what is allowed under Moderate Density Residential,

would be a more efficient use of the property and would not be out of character with the neighborhood.

3.

Changing the land use to Moderate Density Residential will provide an opportunity to add new residences

and remove the existing dwelling, which is a blighting influence.

4.



The proposed change is also consistent with the housing goal of providing a variety of housing types. It

supports the policy of redeveloping sites along high activity areas for townhouses and/or apartment type uses.

5.

Attachments

Location Map

Land Use Map

Applicant's Narrative
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Meeting Date: 05/21/2015  

Subject: PC 15-18, Zone Change from Low Density Residential 2 to Medium Density Residential, 1005

Coon Rapids Blvd Extenstion

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting approval of a zone change from Low Density Residential 2 to Moderate Density

Residential. The applicant is also proposing a corresponding land use change to Moderate Density Residential.

ACTIONS

Conduct a public hearing

Recommendation by Planning Commission

Introduction by City Council on: June 2

60 DAY RULE

The applicant submitted this application on: April 1

To comply with the requirements of Minnesota Statute §15.99, the City extended the 60 review period to: July 30

LOCATION

The property is located at 1005 Coon Rapids Boulevard Extension. 

Existing Use Comprehensive Plan Zoning

Subject

Property

Vacant home Low Density Residential Low Density Residential 2

North Northern Natural Gas substation Utility Low Density Residential 2

South Vacant and apartment building High Density Residential High Density Residential

East Single family home Low Density Residential Low Density Residential 2

West Railroad tracks Rail Mobile Home

DISCUSSION

BACKGROUND INFORMATION

The applicant is requesting a change in the zoning from Low Density Residential 2 to Moderate Density

Residential. The site contains a large dwelling. It is relatively flat with a slight rise at the north end. It is 2.2 acres in

size and bounded on the west by the Burlington Northern Railroad tracks, a natural gas company substation on the

north, single family residences on the east and Coon Rapids Boulevard Extension on the south.

Parcel History

On January 21, 1999 the Planning Commission approved a conditional use permit for a sober house (Ambassador

House) for 16 residents and two staff. The the structure was modified to its current configuration to accommodate



House) for 16 residents and two staff. The the structure was modified to its current configuration to accommodate

the new use. After several years of code compliance issues, the conditional use permit was revoked in 2008. In 2010

the City issued a rental license to Christian Restoration Services to operate a sober living facility. After a series of

rental license compliance issues, the license was revoked in 2014. Since that time the building has been vacant.

Analysis

The property is 2.2 acres and contains a vacant dwelling and a detached garage. It is 510 feet deep, 130 wide at the

front and 230 feet wide at the rear. Access into the site is from Coon Rapids Boulevard Extension. The property has

130 feet of frontage on Coon Rapids Boulevard Extension; it also has 60 feet of frontage at the end of 101st

Avenue. The property has four single family homes on the east, a natural gas substation on the north, railroad tracks

on the west and apartments to the south.

The property had been used as a single family home from 1952 to 1999. In 1999 is was converted to a group sober

living facility. It has been vacant for the last year. The additions and modifications to the original home render it

unusable as a single family dwelling.

The configuration of the the property makes it difficult to to develop as single family lots. The narrowness of the lot

does not allow room for street right-of-way and lots. However, the configuration of the lot does not prohibit

redevelopment as townhouses. The is a similar sized parcel across Coon Rapids Boulevard from the Autumn Glen

senior housing project the was developed with 9 townhouses.

Consistency with Comprehensive Plan

The land use chapter of the Plan includes a goal to maintain complete and balanced neighborhoods that include a

variety of housing types. Changing the zoning to Moderate Density Residential will allow the property to be

redeveloped as townhomes which would be a complementary mix with the existing single family homes and

apartments in the neighborhood.

The land use chapter also includes the goal of eliminating blighting influences and encourage redevelopment of

underutilized land. The property has a history as a problem property. Redeveloping it as townhomes would

eliminate future similar problem uses. The 2.2 acre site is underutilized with the single dwelling. Increasing the

density to 7 units per acre, which is what is allowed under Moderate Density Residential, would be a more efficient

use of the property and would not be out of character with the neighborhood.

The housing chapter incudes the goal of updating the housing stock. Changing the zoning to Moderate Density

Residential will provide an opportunity to add new residences and remove the existing dwelling, which is a

blighting influence. The proposed change is also consistent with the housing goal of providing a variety of housing

types. It supports the policy of redeveloping sites along high activity areas for townhouses and/or apartment type

uses. 

RECOMMENDATION

In Planning Case 15-18, the Planning Commission recommend approval of the proposed zone change to Moderate

Density Residential based on the following: 

The proposed rezoning to Moderate Density Residential is consistent with the land use designation of

Moderate Density Residential

1.

The proposed rezoning is compatible with the adjacent land uses and zoning.2.

The times and conditions have change so that a reasonable use of the property can not be made under the

current zoning.

3.

The proposed zone change would not have an adverse impact on the area.4.

Attachments

Location Map



Zoning Map

Applicant's Narrative
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Meeting Date: 05/21/2015  

Subject: PC 15-21, Preliminary plat, Carousal Motor Group Addition, 10541 Woodcrest Drive

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting preliminary plat approval for Carousel Motors Addition. The proposal is a replat of two

existing lots into one lot.

ACTIONS

Conduct of public hearing

Recommendation by Planning Commission

Decision City Council on: June 2

60 DAY RULE

The applicant submitted this application on: April 10

To comply with the requirements of Minnesota Statute, the City must approve or deny the application by: August 8

LOCATION

The property is located at 10541 Woodcrest Drive, the south east corner of Egret Boulevard and Woodcrest drive. 

Existing Use Comprehensive Plan Zoning

Subject

Property

Vacant and car dealership General Commercial General Commercial

North Egret Boulevard, a

convenience store and

vacant land

Neighborhood

Commercial/Moderate Density

Residential

Neighborhood Commercial/Moderate

Density Residential

South Woodcrest Drive and

townhomes

Moderate Density Residential Low Density

Residential/PUD/Moderate Density

Residential

East Highway 10 N/A N/A

West Woodcrest Drive and

townhomes

Moderate Density Residential Low Density Residential/PUD

DISCUSSION

Analysis



Analysis

The subject property is 12.73 acres in size and has frontage on Egret Boulevard, Woodcrest Drive and Highway 10.

The plat is being proposed in conjunction with a site plan application for a parking lot. The plat includes two lots

and plats them as one lot.

The parcel meets the dimensional requirements of the General Commercial district.

Park Dedication 

The requirement for park dedication is found in the Subdivision Regulations. The intent of park dedication is to

offset the additional demand on park facilities that result from new development triggered by the subdivision. A

typical subdivision creates new lots and therefore opportunities for new development. In this case, the applicant is

not creating new lots; they are actually re-platting the property to reduce the number of lots. There will be no new

development opportunities that result from this plat; the parking lot project is proposed separately from the re-plat

and the re-plat is not for the purpose of subdividing or creating separate, buildable lots. Staff is recommending that

park dedication not be a condition of approval for this plat.

RECOMMENDATION

In Planning Case 15-21, the Planning Commission recommend approval of the proposed preliminary plat with the

following conditions: 

All comments of the Assistant City Engineer be addressed prior to releasing the plat for recording. 1.

All comments of MNDOT be addressed..2.

Attachments

Location Map

Preliminary Plat
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Meeting Date: 05/21/2015  

Subject: 15-22 Site Plan , Parking lot expansion, Coon Rapids Chrysler, 10541 Woodcrest Drive

From: Scott Harlicker, Planner

INTRODUCTION

The applicant is requesting site plan approval for a 321 space parking lot expansion.

ACTIONS

Conduct a public hearing

Decision by Planning Commission

Appeal to City Council Available

60 DAY RULE

The applicant submitted this application on: April 10

To comply with the requirements of Minnesota Statute §15.99, the City must approve or deny the application by:

June 9

LOCATION

The property is located at 10541 Woodcrest Drive, the south east corner of Egret Boulevard and Woodcrest Drive. 

Existing Use Comprehensive Plan Zoning

Subject

Property

Vacant and car dealership General Commercial General Commercial

North Egret Boulevard, a

convenience store and

vacant land

Neighborhood

Commercial/Moderate Density

Residential

Neighborhood Commercial/Moderate

Density Residential

South Woodcrest Drive and

townhomes

Moderate Density Residential Low Density

Residential/PUD/Moderate Density

Residential

East Highway 10 N/A N/A

West Woodcrest Drive and

townhomes

Moderate Density Residential Low Density Residential/PUD

DISCUSSION

Background

↵



Background

The applicant is proposing to construct a parking lot with 321 spaces. Also, as part of the project, they will be

reconfiguring a portion of the existing parking lot. There will be 278 parking stalls in the expanded lot and the

reconfiguration of the existing lot will result in an additional 43 spaces. The additional stalls will be used to store

the dealership's new car inventory.

Site Plan Criteria

Landscaping

The applicant is proposing layering the landscaping along Woodcrest Drive. There are overstory trees planted along

the street for aesthetics, and shrubs and evergreen trees planted on a berm for screening. The street trees include

maples and hackbery, the screening includes pine and spruce along with lilacs, dogwood and service berry on the

berm. The parking lot islands are landscaped with two honey locust trees and shrubs per island. Landscaping is also

propose between the stormwater ponds and the wetland as well as the northwest edge of the parking lot, adjacent to

the stormwater basins.

Required Finding - Chapter 11-304.8 -

General Requirements for All Site Plans
Staff Analysis and Comments

(1) Be compatible with surrounding land uses OK - The new parking lot will be made

functionally part of the existing parking lot. A

30 foot wide landscaped buffer is provided

between the parking lot and Woodcrest Drive.

(2) Preserve existing natural features whenever

possible
OK - There is an existing wetland on the site

that will be preserved.

(3) Achieve a safe and efficient circulation

system
OK – The internal drive aisles are a minimum

24 feet wide to provide for two way traffic. No

new access is proposed from Woodcrest Drive,

the existing access will be used.

(4) Not place excessive traffic loads on local

streets
OK – The project will not increase traffic on

Woodcrest Drive. The additional parking will

be used to store inventory. The proposed

expansion will provided an area for car

deliveries on site. Currently cars are unloaded

on Woodcrest Drive.

(5) Conform to the City’s plans for parks,

streets, service drives, and walkways
N/A 

(6) Conform to the City’s Goals and Policies
OK - The proposed parking lot is an expansion

of a permitted use.

(7) Achieve a maximum of safety, convenience,

and amenities
OK – The proposed expansion will eliminate

the need for new cars to be unloaded in the street

(8) Show sufficient landscaping OK – See discussion below.

(9) Not create detrimental disturbances to

surrounding properties
OK – The site plan provides a 30 foot wide

landscaped buffer between the parking lot and

Woodcrest Drive. Site lighting will also be

directed away from the residences.

(10) Meet Title 11 OK - No variances are requested.

(11) Show efforts to conserve energy whenever

practical
OK - .



Grading and Drainage

The grading and drainage plan is being reviewed by the Assistant City Engineer and Coon Creek Watershed

District. Their comments will have to be addressed prior to grading commencing. A series of treatment basins will

filter the runoff prior to it going into the stormwater pond.

Access

No new access is being proposed from Woodcrest Drive. Internal turning radii will be expanded to allow room for

transport trucks to pull into the site and unload cars directly in the parking lot. The cars are currently unloaded on

Woodcrest Drive.

Lighting

Thirteen lights are proposed, four around the perimeter, one on each of the islands and one in the center of the lot.

The lighting plan complies with the maximum illumination level at the property line. The code has a maximum

level of three footcandles at the property line; the photometric plan shows the level at less than one footcandle. The

applicant is revising the lighting plan to further minimize the impact on nearby properties. Revisions should include

lower heights and utilize LED lighting technology.

RECOMMENDATION

In Planning Case 15-22, the Planning Commission approve of the site plan with the following conditions: 

Compliance with Tile 11 of the City Code.1.

All comments of the City Engineer must be addressed.2.

The landscaping on the existing facility must be brought into compliance with the approved landscape plan.3.

The applicant must enter into a site security and development agreement with the city.4.

The final plat for Carousel Motor Group Addition be recorded at Anoka County.5.

Attachments

Location Map

Site Plan

Grading Plan

Landscape Plan
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